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SUBDIVISION 
Sun Rise Meadows 

 

 

INTRODUCTION: 

The proposal is to subdivide approximately 6.72 acres into 20 lots in an RL (Residential Low) 
density zoning district.  The lots range in size from 5,000 to 13,493 square feet, with an average 
lot size of 7,463 square feet.   There is also a 2.31 acres wetlands area designated as Tract A.  
The subject property was Phase 3 of Polk Station, but is no identified as Sun Rise Meadows. 
 
The City held a pre-application conference on September 9, 2014 with the applicant's 
engineering representative, Multi/Tech Engineering, Inc.  The purpose of the meeting was to 
discuss code requirements for subdividing the subject property.   
 
The original subdivision approval (SUB 15-05) was approved on October 19, 2015. 
 

SURROUNDING ZONING AND LAND USE: 

 

The subject property is zoned RL (Residential Low) density. The subject property is vacant and 
is surrounded by the following land uses: 
 
North: This property is outside City Limits; vacant land and existing single-family dwellings 
South: RL; vacant and existing single-family dwellings 
East: Across, Kings Valley Hwy, RL and outside the City Limits; vacant and existing single-

family dwellings 
West: RL; vacant and existing single-family dwellings 
 



Polk Station #6466 2 May 12, 2020 

 

SITE CHARACTERISTICS: 

 

The subject property is bounded on the south by Kings Valley Hwy.   There are two stub streets, 
Evergreen Avenue and Fern Avenue, located along the west property line of the site. This stub 
streets have been provided adjacent the property because of past development, Polk Station 
Phase 1 and 2.  Therefore, the development of the site will provide these street connections and 
a more efficient traffic flow throughout the subject property.  The site is odd in shape but will 
efficiently accommodate development while complying with Code.   
 

CRITERIA REGARDING TITLE 2.2 (RESIDENTIAL DISTRICTS): 

 

Table 2.2.030. Requires a density range of 4-7 dwelling units per acre or up 9 dwelling units per 
acre where Low-Impact Development Incentives are utilized. The minimum lot size for an 
interior, single family non-attached dwelling unit lot is 5,000 square feet. A duplex lot is required 
to be a minimum of 7,000 square feet in area.  The Table permits the minimum lot area in new 
land divisions to be the average of the minimum lot size of 5,000 square feet but in no case, can 
the lots be smaller than 80% of the minimum and the subdivision has to conform to the density 
range. Therefore, the smallest non-attached single-family lot can be 4,000 square feet as long 
as the minimum/maximum lot sizes and density is met and minimum lot size standards of 50 
feet wide by 75 feet deep are met. A minimum of 6% of the site is required to be open space.  
Due to the location of wetlands on the site, the area in the northeast corner of the property has 
been designated for open space. The open space area is 2.31 acres in size and identified as 
Tract A.  Therefore, the 6% of the site has been designated for open space.  
 
2.2.050 specifies how housing density is calculated for single family subdivisions and mixed 
housing developments.  The proposal is for single-family detached housing units on individual 
lots. 
 
2.2.070 specifies building orientation standards.  The proposed lots are laid out in a manner that 
the lots will allow the building entrances to be oriented towards the public streets to allow for 
safe ingress and egress to the lots. The minimum lot sizes allow for the placement of off-street 
parking to be located between building entrances and public streets. 
 
2.2.080 specifies the standards for housing variety which is required for developments that 
create 20 or more lots. Projects are required to achieve a minimum of 12 points based upon the 
option tables shown in code.  The applicant has no control over enforcing income levels of 
prospective property owners because he is not constructing any buildings or selling mortgages. 
The City provides two code options for developing a variety of housing types to facilitate a 
variety of price ranges.  
 
Option 1: Lot Size Variety specifies points that the developer can accrue based upon 
percentages of lot sizes relative to the project’s median lot size.  The median lot size, 
minimum/maximum proposed density, percent of open space, amount of right-of-way; 
minimum/maximum lot sizes are shown on the site plan.   
 
The median lot size within the proposed subject property is 7,355 square feet.  The 20 lots 
range in size from 5,000 to 13,493 square feet in size.  Twenty percent less than the median lot 
size is 5,884 square feet.  Five of the 20 lots are less than 5,884 square feet in size.  The site 
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plan shows that there are 25% of lots in the project that are at least 20% smaller than the 
project’s median lot size.  Therefore, giving the project 6 points under Option 1(a). 
 
Option 2: Housing choices specifies that the developer can accrue points based upon percentages of 
housing types relative to a base line of 1,600 square feet of enclosed floor area excluding garages.  The 
site plan shows that there are several smaller lots throughout the subdivision that can be designated for 
smaller housing types.   Four lots within the proposed subdivision (Lots 14, 18, 19, 20), have been 
designated to accommodate smaller housing types, meaning there are 20% of lots in the project that 
could be designated for “small housing types”  (less than 1,600 square feet, excluding  garages). 
 
Through the CC&R's the applicant will designate and identify the four (4) lots to be designated for houses 
1600 square feet in size or smaller. Therefore, 20% of the lots within the development will be designed for 
smaller lots.  Yielding 6 points.  See attached site plan. 
 
Affordable Housing:  Since the applicant is not building the houses, renting out houses, or supplying 
mortgages, he is not looking to utilize the Affordable housing option in code. This code standard has to 
be complied with by future buyers or renters. This code criterion is enforced by the City when people 
move in and rent or buy a house.   
 
Staff has indicated however, that there needs to be a mechanism incorporated into the development that 
will permit compliance with the Affordable housing table.  The Affordable housing table is based upon 
Polk County median income which indicates the income limit is based upon U.S. Department of Housing 
and Urban Development criteria.  The Fiscal Year 2010 Income Limits Documentation System of HUD 
indicates that the median income for Polk County is $57,700. A four person household Low Income Limit 
(80%) is listed as $46,150. An Extremely Low Income Limit ((30%) is $17,300. A Very Low Income Limit 

(50%) is $28,850 (http://www.huduser.org/portal/datasets/il/il2010/2010summary.odn). Since the Fiscal 

Year Income Limits Documentation System changes from year to year, it is to be expected that the Polk 
County median income level would also change.  The U.S. Census Bureau American Fact Finder reports 
that the Census 2000 Dallas Oregon average household size is 2.57 persons and the median household 
income in 1999 dollars is $35,967. (http://factfinder.census.gov/home/saff/main.html).  Once the 2010 
Census is certified, these figures could also change.  
 
While this does not mean that all homeowners within the development must qualify for HUD housing 
assistance programs, it does mean that the City is placed in a position where they have to review 
personal financial information from homeowners to assure compliance with their code for issuance of 
building permits.  The developer is merely creating lots and is not planning on building houses or 
supplying mortgages to prospective lot owners.   
 
Conclusion:  Based upon information received from the pre-application conference and the minimum lot 
size and street development criteria in code, the applicant is proposing that 4 lots in the subdivision be 
reserved for houses that are 1,600 square feet or less in area.  Code requires a development agreement 
to assure this.  Once a development agreement is executed, this will yield 6 Points.  The applicant 
will also have CC&R’s in place that will require the minimum and maximum house sizes on these lots.  
 

Furthermore, twenty percent less than the median lot size is 5,884 square feet. The site plan 
shows that there are 25% of lots in the project that are at least 20% smaller than the project’s 
median lot size.  Therefore, giving the project 6 points under Option 1 (a).  
 
Therefore, the proposed project will yield 12 points. 
 
2.2.090 promotes Low-Impact Development Incentives. Most of the criteria in this section relate to 
construction, reuse of historic structures, conservation of natural areas, green construction, energy and 
water conservation, or impacts generally associated with large commercial or multifamily developments.  
The provisions of this section are voluntary. Most of these provisions are not applicable to the applicant’s 
project because he is meeting other standards in the code to assure that wetland and open spaces areas 

http://www.huduser.org/portal/datasets/il/il2010/2010summary.odn
http://factfinder.census.gov/home/saff/main.html
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are conserved as much as practical.  Subdivision standards regulate storm and waste water discharge, 
require paved streets, require street trees to reduce heat and glare.  New housing construction provides 
up to date energy conservation practices.  The applicant is not requesting an increase in the density 
bonus but will encourage home-builders to review these standards. 
 

CRITERIA REGARDING TITLE 3.1 (ACCESS and CIRCULATION):   

 

3.1.020.D. The proposed subdivision is for 20 lots.  The proposed subdivision does not warrant 
the need for a TIA.  A Traffic Impact Analysis was provided as the part of the original Polk 
Station approval (SUB 15-05).   
 
Dallas City Council approved and passed Ordinance No. 1773, which amended the City’s TSP.  
The TSP amended eliminated the need for street connection to Kings Valley Highway located to 
the south of the property.  Therefore, this connection is not proposed.  
 
3.1.020.F-K.  Table 3.1.020.F.2.  Specifies access spacing on public streets. Vision clearance is 
specified and will be reviewed for conformance to standards when driveway/street intersections 
are determined. Code specifies that one street access point is permitted per each single-family 
dwelling. Shared driveways may be used when access is to a collector or arterial street to 
reduce the number of driveway cuts and facilitate maneuvering.  There are no cross-over 
easements needed because there are no shared driveways to major streets and the project is 
not a commercial development. Driveway widths are specified and will be reviewed for 
compliance when building permit applications are submitted to and reviewed by the City. 
 
3.1.020.L-M.  Indicates that the Fire Code has separate regulations for some specific access 
cases. Because there are several access points through the subdivision, Fire turnarounds are 
not required.   
 
3.1.020.N.  This subsection specifies standards for vision clearance. 3.1.020.N.  Specifies 
conditions and exceptions for driveways. (There are two subsection “N”’s in code.)   Vision 
clearance for each lot will be reviewed at the time of building permits. 
 
3.1.020.O.  Specifies that new development must provide a circulation system that 
accommodates expected traffic on-site including pedestrian connections.  The proposal extends 
the existing public Street and sidewalk system for ultimate completion. The internal street 
connections and connections to the existing street system will provide a more efficient vehicle 
and pedestrian circulation pattern through the subject property and to adjacent neighborhoods.   
 
A pedestrian path has been provided between Lots 2 and 3 to provide access to the existing 
sidewalk system to the south.   
 
3.1.020.P.   Specifies construction standards which must be met by the developer.  The City’s 
Public Works Department is responsible for assuring compliance for final plat approval and for 
individual building permit applications.  These standards are identified on the site plans provided 
or will be met at the time of building permits.   
 
3.1.030.  Specifies development standards to assure safe, direct and convenient pedestrian 
circulation.  The City’s TSP addresses the State’s Transportation Planning Rule. The sidewalk 
system that is proposed throughout the site, via sidewalks, provides hard-surfaced connections 
to the existing public sidewalk system to the adjacent neighborhoods.   There are no internal 
parking lots to serve.   
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CRITERIA REGARDING TITLE 3.2 (LANDSCAPING, STREET TREES, FENCES 

and WALLS):   

 

3.2 .020.  Specifies standards for tree removal and preservation of vegetation along wetlands 
and in riparian corridors.  There are no significant trees on the subject property.  The applicant 
has identified trees on the site for removal.  There are 14 trees located on the site.  All fourteen 
(14) trees will remain on the site.    All trees within the wetlands area, Tract A will remain.    
 
3.2.040.   Street tree planting is required. The City specifies the type and size and spacing 
standards for street trees.  The street tree requirement will be met with the Conditions of 
Approval. 
 
3.2.050.   There is no proposal for fencing the boundary of the subdivision with this application. 
There is no code requirement to fence a subdivision development. 
 

CRITERIA REGARDING TITLE 3.3 (PARKING and LOADING):   

 

3.3.   This specifies minimum parking spaces required for single family dwellings. This standard 
will be reviewed for compliance when individual building permit applications are submitted to the 
City for review and approval. 
 

CRITERIA REGARDING TITLE 3.4 (PUBLIC FACILITIES):   

 

3.4.A-F.    This specifies public facility standards. The Public Works Department is responsible 
for review and approving public facility construction and installation. No under improved streets 
are proposed. Sidewalk installation is generally required when building permit applications are 
submitted to the City.  Utilities are required to be underground. Engineered construction plans 
will be required for final plat approval. 
 
3.4.010.G.  This addresses connectivity to abutting lands, extension of existing streets, internal 
connectivity and formation of blocks.  The maximum block length allowed is 600 feet  
(3.4.010.G.4). All block lengths are in compliance with the Code.  A minimum of a 100-foot block 
length and a maximum of a 600-foot block length are maintained by the proposal.   
 
The proposal proposes internal streets will connect to the existing street system to the west, 
Evergreen Avenue and Fern Avenue, that will extend through the site.  The proposal extends 
the existing public street and sidewalk system for ultimate completion.  These connections will 
provide a more efficient vehicle and pedestrian circulation pattern through the subject property 
and to adjacent neighborhoods.   A pedestrian path between Lots 2 and 3 has been provided for 
access to the existing street system to the south.  Therefore, these street connections will 
provide the required connectivity to adjacent neighborhoods.   
 
3.4.010.H.  The proposed subdivision does not warrant the need for a TIA.  A Traffic Impact 
Analysis was provided as the part of the original Polk Station approval (SUB 15-05).   
 
3.4.010.I.  The subject property is adjacent to fully developed land and vacant land to the north, 
southwest, and west.  There are two existing stub streets located along the west property line of 
the subject property that are part of Polk Station Phase 1 and 2.  The proposed internal streets 
will connect to these stub streets (Evergreen Avenue and Fern Avenue) to provide circulation 
throughout the neighborhood.   
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The proposal extends the existing public streets and sidewalk system for ultimate completion. 
These connections will provide a more efficient vehicle and pedestrian circulation pattern 
through the subject property and to adjacent neighborhoods.   Therefore, the internal streets 
and the street connections will provide the required connectivity to adjacent neighborhoods.   
 
3.4.010.J-Z specifies street development standards for alignment, sidewalks, bike lanes, planter 
strips, intersection angles, rights-of-way, cul-de-sac lengths and radius, grades, curb cuts, 
streets adjacent to railroad rights-of-way, streets accessing arterial streets, alleyways, street 
signs, street names, signage, mail box location, street lighting and cross sections.  The 
proposed internal streets and street connections will be designed to City standards.  See 
attached site plans.  
 

Storm Drainage: The storm water conveyance system will be designed to meet the 
requirements of water quality and water quantity requirements and will be designed within the 
proposed street rights-of-way.   
 
Design of the storm drains will include provisions to adequately control runoff from impervious 
and pervious areas within and upstream of the development without exceeding capacities of the 
available facilities downstream.  Underground storm detention systems will be constructed 
within the street rights-of-way.  Outflows from the differing basins shall be restricted through an 
orifice within a control structure manhole.  Direct outflows shall be designed to minimize the 
potential for erosion and other potential damage to the existing waterway banks. 

A preliminary drainage study was submitted and approved with Sub 15-05.  

CRITERIA REGARDING TITLE 4.3 (LAND DIVISIONS):   

 

Development Standards: 

 

4.3.040.A. All lots are being designed to the requirements of the Code.  Therefore, the applicant 
is not requesting any flexibility in lot dimensions.   
 
4.3.040.B.  There are no alleys or mid-block lanes proposed within this development.   
 
4.3.040.C-E. The preliminary proposal does not include any flag lots.  The size and shape of the 
lot have been taking into consideration.  Since there are no shared flag lot access ways or mid-
block lanes proposed, there is no need to record reciprocal access easements. 
 
4.3.050.A-D.  The proposal is for preliminary plat approval.  The applicant is aware of the 2-year 
approval deadline.   
 ` 
4.3.050.E.  The proposal is for a 20-lot single family dwelling subdivision.  The proposed 
property was originally Phase 3 of Polk Station.  However, this is not a phased development.  
 
4.3.060. The proposal is a Type 3 procedure.  Code specifies the parameters when a Public 
Facilities and Services Impact Study are needed and that findings must be made by the City to 
require proportional projected impacts requiring conveyance of real property.  The site plans 
show locations of public and private utilities, and a typical street section. The subject property is 
served by the Dallas public and private school systems, including public college programs. 
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Physical access to the school system is provided by improved streets and sidewalks and the 
school district’s bus service program.  

4.3.070.A.1-8 are general approval criteria for a preliminary plat addressed herein.  
 
4.3.070.A.1. The body of this report and the exhibits submitted address Article 4 and applicable 
sections of Articles 2 and 3 and any relevant sections of Article 5 if a variance is identified as 
needed to process the preliminary plat.  No variances have been requested. 
 

4.3.070.A.2.  The Polk County Surveyor is currently reviewing the proposed plat name.  See the 
attached subdivision name request form.   

     

4.3.070.A.3.  Figure 7-1 of the Dallas Transportation System Plan (TSP) indicates that 
Evergreen Avenue and Fern Avenue are both ‘local’ streets.  All internal public streets are 
planned to meet the minimum right-of-way and improvement widths specified under Table 7-1 
of the Dallas TSP.  These widths allow for right-of-way and improvement widths for travel lanes, 
sidewalks, on-street parking, and planting strip and public utility easements to serve each lot. 
The TSP does not call for the extension of any major linking street facilities through the subject 
property.  The utility plans submitted with the application indicate where existing and proposed 
facilities are planned.  

The proposed street extensions are a result of previous platted development to the to the west, 
Polk Station Phase 1 and Phase 2, which planned for street extensions to serve the remainder 
of vacant land in the neighborhood. 

4.3.070.A.4.  Tract A (Lot 21) is designated as open space and will be maintained by a 
homeowner’s association agreement.  Once recorded, the proposal will comply with this 
standard.  

4.3.070.A.5.  There are no required State or Federal permits needed to file a preliminary plat 
with the City of Dallas. Any applicable permits required from outside agencies will be submitted 
at the time of development. ORS 92 governs the final plat recording which is required to be in 
compliance with outside agency permitting requirements for development.  Thus, the proposal 
can or will comply with this standard. 

(Code does not contain subsection A.6.) 

4.3.070.A.7.  The City publishes evidence that improvements or conditions required by the 
review body can be met. The City’s published findings for the application address what the 
conditions are and the timing for meeting those conditions via final plat approval and building 
permit approval. Engineered construction plans are not required at the preliminary plat stage. 
Thus, the proposal can or will comply with this standard for final plat approval by the City.  

4.3.070.A.8.  The subject property is not within an Overlay Zone or part of an approved Master 
Planned Development.  Thus, the proposal can or will comply with this standard. 

4.3.070.C.1.  Applicable portions of Article 2 are discussed in the body of this report. Since all 
lots meet the minimum standards, all lots can meet minimum setback standards in code.  The 
code makes provisions for variances from lot development standards if any are determined to 
be necessary when building permit applications are submitted to the City.  



Revised








































